COUNTY COUNTY OF SAN LUIS OBISPO PLN-2039
5 SAN LUIS

OBISPO DEPARTMENT OF PLANNING & BUILDING 04/2019

Initial Study z Environmental Checklist

Project Title & No. SLO Cal Farms, Inc. East MUP ED21-060 (DRC2019-00051)

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTEDThe proposed project could have a "Potentially
Significant Impact" for environmental factors checked below. Please refer to the attached pages for
discussion on mitigation measures or project revisions to either reduce these impacts to less than
significant levels or require further study.

|E Aesthetics |E Greenhouse Gas Emissions |:| Public Services

|:| Agricultur e & Forestry |E Hazards & Hazardous Materials |:| Recreation

Resources |:| Hydrology & Water Quality |:| Transportation

X Air Quality [ ] Land Use & Planning [ ] Tribal Cultural Resources
|E Biological Resources |:| Mineral Resources |:| Utilities & Service Systems
|:| Cultural Resources |:| Noise |:| Wildfire

X] Energy [ ] Population & Housing X] Mandatory Findings of

|:| Geology & Soils Significance

DETERMINATION: (To be completed by the Lead Agency)

On the basis of this initial evaluation, the Environmental Coordinator finds that:

|:| The proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.

Although the proposed project could have a significant effect on the environment, there will not be a
significant effect in this case because revisions in the project have been made by or agreed to by the
project proponent. A MITIGATED NEGA TIVE DECLARATION will be prepared.

|:| The proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is required.

The proposed project MAY have a "potentially significant impact" or "potentially significant unless
mitigated" impact on the environment, but at least one effect 1) has been adequately analyzed in an
earlier document pursuant to applicable legal standards, and 2) has been addressed by mitigation
measures based on the earlier analysis as described on attached sheets. An ENVIRONMENTAL
IMPACT REPORT is required, but it must analyze only the effects that remai n to be addressed.

|:| Although the proposed project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately  in an earlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant
to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are
imposed upon the proposed project, nothing further is required.

David Moran »wi)/ ¥ December 1, 2021
Prepared by (Print) Signature Date

ol 1

ff/ L .
Eric Huahes P Principal Environmental

9 7 Specialist September 14 ,
il 2022

Reviewed by (Print) Signature Date
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Project Environmental Analysis

The County's environmental review process incorporates all of the requirements for completing the
Initial Study as required by the California Environmental Quality Act (CEQA) and the CEQA Guidelines. The
Initial Study includes staff's on-site inspection o f the project site and surroundings and a detailed review of
the information in the file for the project. In addition, available background information is reviewed for
each project. Relevant information regarding soil types and characteristics, geologic information, significant
vegetation and/or wildlife resources, water availability, wastewater disposal services, existing land uses and
surrounding land use categories and other information relevant to the environmental review process are
evaluated for eac h project. Exhibit A includes the references used, as well as the agencies or groups that
were contacted as a part of the Initial Study. The County Planning Department uses the checklist to
summarize the results of the research accomplished during the in  itial environmental review of the project.

Persons, agencies or organizations interested in obtaining more information regarding the
environmental review process for a project should contact the County of San Luis Obispo Planning
Department, 976 Osos Stre et, Rm. 200, San Luis Obispo, CA, 93408-2040 or call (805) 781 -5600.

A. Project

DESCRIPTION Hearing to consider a request by SLO CAL Farms, Inc. for a Minor Use Permit (DRC2019-
00051/ SLO Cal Eas) to estab lish 3.75 acres gross of outdoor cannabis cultivation area; 27,216 square feet
(sf) gross of indoor cannabis cultivation area; 29,232 sf gross of ancillary indoor nursery; a 10,500 sf metal
building for ancillary processing , cannabis storage, offices, and a restroom; ancillary transport; and about
2.8 acres of related site improvements (e.g., composting area, water tanks, parking, etc .). The project is
proposed in four phases. Two ordinance modifications are requested : (1) aparking modification to allow 20
parking spaces where 123 are required; and ( 2) a setback modification for outdoor cultivation to allow an
approximately 100 foot setback along the western property line where a 300 foot setback is required . The
project will result in approximately 15,300 cubic yards (cy) of cut and 3,500 cy of fill and a disturbance area
of about 8.13 acres. The project site is located about a mile east of 2155 South Thompson Avenue, on an
approximately 312-acre parcel, and about 2.75 mile s south east of the community of Nipomo . Additional
grading (1,500 cy of cut and 3,500 cy of fill) and site improvements are propos  ed on the adjacent parcel to
the west (APN 090-261-015) to provide vehicular access and a retention basin to serve the SLO Cal East
Project. The project is within the Agriculture land use category and within the South County Inland Sub -area
of the South County Planning Area.

SLO Cal East project components are summarized in Table 1. SLO Cal Farms, Inc. is also proposing a
separate cannabis project (SLO Cal West, DRC2019-00050) on the adjacent parcel to the west (APN 090-261-
015) which is under the same ownership . Both projects propose the same cannabis activities and basically

the same square footages for those activities.  Figures 1 z 4 depict the location , existing conditions, and
general components of both projects.  Figures 5 z 7 show the improvements proposed for  the SLO Cal East
project. Figure 8 depicts improvements proposed on the SLO Cal West site  (DRC2019-0050) for SLO Cal East

976 OSOS STREET, ROOM 300 | SN LUIS OBISPO, CA 93408 |(805)781-5600 | TTY/TRS 7-1-1 PAGE2 OF 161
planning@co.slo.ca.us | www.sloplanning.org



mailto:planning@co.slo.ca.us
http://www.sloplanning.org/
file://///SVR2800a/Group/Current/GEO%20TEAMS/A_Desk%20Manual/Desk%20Manual%20-%20Project%20Description.doc

PLN-2039

DRC2019-00051 SLO CAL Farms Inc. East MUP
04/2019
Initial Study z Environmental Checklist
Table 1 z SLO CAL Farms East Project Summary
Proposed Cannabis Total Area
ARy i RElEEE Project Components Canopy | Total sf Acres
Improve ments
(sf) Gross
Outdoor Cultivation Plot 1 z 3 within Hoop Houses (each 1.25 130,680 | 163,350 3.75
acres gross; each 1 acre canopy)
Indoor Cultivation New Greenhouses 22,000 27,216 0.62
3 @ 9,072 SF each =27,216 sf
Indoor Ancillary New Greenhouses N/A 29,232 0.67
Nursery 4 @ 7,308 sf each = 29,232 sf
Ancillary New Processing (9,320 sf) N/A 10,500 0.24
Processing * metal Cannabis Storage / Vaults ?
building (480 sf)
2 Offices 600 sf total
ADA Restroom 100 sf
New accessory uses within outdoor N/A 123,742 2.84
Other Related Site cultivation fenced area. Includes interior
Improvements access, portable toilets, 4 water tanks @
10,000 gallons each, etc. (66,782 sf total)
New Seatrains for pesticide & nutrient
storage (3 @ 320 sf each = 960 sf total)
New Composting, Soil Storage, &
Trash/Recycling Area (6,500 sf)
Parking, Loading, & Fire Truck Turnaround
(20,300 sf). Parking = 19 standard + 1 ADA
space
Access Improvements (25,500 sf)
New 20A wide dg acces
activities (1,275 LF
New septic system / leach field (2,000 sf)
New Fire Storage Tanks (1,700 sf)
2 @ 5,000 gallons each
Solar array on roof of metal building 0 SF 3
Total Area of Disturbance SLO Cal East (APN 090 -261-014) 354,040 8.13
Improvements on New Retention Basin N/A 49,000 1.12
SLO Cal west Access Improvements from SLO Cal West N/A 28,000 0.64
(APN 090-261-015) developed area to property line SLO Cal
for SLO Cal East East . Udnterior access
(APN 090-261-014) 20A width
Total Area of Disturbance on APN 090 -261-015 for SLO Cal East 77,000 1.77
Total Area of Disturbance SLO Cal East 431,040 9.90
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Notes :
1 The SLO County cannabis ordinance defines processing as: drying curing, trimming, rolling, storing, packaging, and labeling of

nonmanufactured cannabis products.
2Raw and processed cannabis will be stored in this area.
3 This component is within an area defined elsewhere in this table.

Both projects take access from South Thompson Avenue. SLO Cal West would take access directly from South
Thompson Avenue while SLO Cal East would take access through the SLO Cal West property (see Figure 4).
Interior access through the SLO Cal West site would be by an 18 -foot wide all -weather road that extends
rou ghly 0.8 miles from South Thompson Avenue to the SLO Cal East property line. This access road will be
improved to a 20 -foot width, all -weather surface consistent with Cal Fire standards. SLO Cal West would be
responsible for approximately 0.60 miles of improvements on the SLO Cal West site while SLO Cal East
(DRC2019-00051) would be responsible for about 0.20 miles of improvements on the SLO Cal West property
(see Figures 4 and 8). In addition, some additional access improvements would occur on each site in order

to access proposed cannabis activities.

Outdoor Cultivation. SLO Cal East proposes a 3.75 acre gross area for outdoor cannabis cultivation with a
maximum canopy of 3 acre s. The outdoor cultivation area will be located near the center of the site within
three plots (designated Plot 1, 2, and 3). Each plot would be 1.25 acres gross and support a canopy of 1
acre. Plants will be grown from seed or clone in potting soil with  in raised beds or mounds using organic
methods. All or portions of the outdoor cultivation may be located within hoop houses. Plots 2 and 3 are
located to satisfy the required 300 foot setback from the nearest property line.  Plot 1 satisfies the required
setback from the north , south and east property lines butis setback 100 feet from the west property line
shared with the SLO Cal West site; thus a setback modification is requested along the western property line
As indicated in Table 2, up to three harv ests per year are anticipated.

Indoor Cultivation (Mixed-Light). Indoor mixed -light cannabis cultivation is proposed within  three new
greenhouses with a total gross floor area of 27,216 sf and will support 22,000 sf of cannabis canopy. Plants
will be grown from seed or clone in soil or soilless medium within pots on clearly defined canopy benches.

A portion of the greenhouse floor space will be used for machinery, aisles, and similar uses.  The
greenhouse s will all be equipped with an odor control system. Light deprivation curtains will be installed

within the greenhouses to prevent interior light from being visible outside during nighttime operations. The

indoor cultivation will yield four harvests per ye  ar, or one harvest every three months.

Ancillary Nursery. Ancillary nursery total ing 29,232 sf gross is proposed within four new greenhouses. Plants
will be grown from seed or clone in soil or soilless medium within pots using organic methods. The

green houses will be equipped with an odor control system. Light deprivation curtains will be installed on the
inside or outside of these greenhouses to prevent interior light from being visible outside during nighttime
operations.

Ancillary Processing A new 10,500 sf metal structure is proposed for the processing of cannabis grown on-
site. As proposed, t he metal building would include two drying areas (8,600 sf), a packaging area (720 sf);
three vaults (480 sf) that can be used for storing cannabis or  related items; an ADA compliant restroom (100
sf); and two offices (totaling 600 sf). Following processing, the product will be taken off -site by a licensed
distributer . The metal building will be equipped with an odor control system. Following processing , the
product will be taken off -site by a licensed distributer.
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Ancillary Transport. The project includes ancillary transport which would allow the applicant to transport
cannabis grown or processed on site to testing facilities and to other licensees co nsistent with State law.
Ancillary transport does not apply to the ancillary nursery ; immature plants and clones associated with
ancillary nursery cannot be transported off site.

Other Related Site Improvements As noted in Table 1, cannabis operations will include the following
additional improvements on the project site :

9 Portable restrooms for employees ;

1 New composting, soil storage, and trash/recycling areas;

1 Three new seatrains ( 960 sf total) for pesticide and nutrient storage;

1 A new septic system and leach field to serve the proposed restroom in the metal building (2,000 sf);

1 Four new water tanks for irrigation (10,000 gallons each) and  two new water tank for fire suppression
(5,000 gallons each);

1 Solar array on the roof of the metal building along with battery storage within the metal building; and

1 Site improvements including 15,300 cubic yards of cut and 3,500 cubic yards of fill for interior accessto
proposed cannabis activities, a fire turnaround, and other site improvements .

In addition, the project would include the following improvements on the SLO Cal West project site which is

adjacent to the west (APN 090-260-015).

9 Construction of a 49,000 sf drainage retention basin that would require 2,000 cy of fill ; and

1 Widening of a 0. 2 mile portion of the accessroad on the SLO Cal West property that extend s east from
the SLO Cal Westexisting development to the SLO Cal East property line (see Figures 4 and 8). The
interior access road would be widened from an 18 foot width to a 20 foot width and would have an all -
weather surface . Widening the interior access would require 1,500 cy of cut and 1,500 cy of fill. See
Figure 8.

Phasing. The proje ct will be constructed in  four phases as summarized in Table 2. Phases Ill and IV may be
switched, with Phase IV coming before Phase lIl.

Operations. The project will employ up to 8 full time employees and up to 11 seasonal employees during
harvests. The h ours of operation for outdoor cultivation, indoor cultivation, ancillary nursery, and ancillary
processing would be f rom 6 am to 9 pm, seven days per week, year round. The project proposes a total of
20 parking spaces (i.e., 19 decomposed gr anite parking spaces and one paved American Disability Act (ADA)
compliant space).
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Table 2 -- SLO CAL Farms East MUP Proposed Phasing, Employees, & Harvests
Phase Proposed Cannabis Activity / Use Harvest Month(s)*
3.75 Acres Gross Outdoor Cultivation (3 acr_e. canopy), March / April,
| Accessory uses (water tanks; storage for fertilizers, tools, etc.; June/ Jul

building, compost area, waste storage; gates & fences; exterior oct / Nogy

road improvements; and interior access)

27,216 sf gross Indoor Cultivation Greenhouses (22,000 sf canopy)
Il x Accessory uses (gates & fences; extension of interior access; Feb/ May / Aug / Oct
storage for equipment, fertilizer, or similar items)

29,232 sf gross Ancillary Nursery Greenhouses
Accessory uses (gates & fences; extension of interior access;
storage for equipment, fertilizer, or similar items)

x May occur as Phase IV.

] May / Aug / Oct / Feb

x 10,500 sf Metal Building for processing, cannabis storage, a
restroom, and offices

v x Accessory uses (gates & fences; extension of interior access; N/A
storage for equipment, fertilizer, or similar items)

x May occur as Phase lIl.

Notes : "Harvest months are estimated; depend ent on weather.

Security. A detailed Security Plan has been provided as part of the application materials that includes solar
powered security lighting with motion detection, fencing, secure entry and access gates to all cultivation

areas, full lighting of the secured cannabis storage area, cameras, and an alarm system. Existing fencing
consists of a 4-strand barb wire fence enclosing and dividing the property.  Security fencing will consist of a
minimum 6 foot tall chain link fence with pr ivacy slats installed around the perimeter of the outdoor
cultivation plots as well as the indoor cultivation and nursery greenhouses and the processing building . In
addition, the greenhouses and metal building would have a secure entry. Motion detecting security lights
would be located on the perimeter of the metal building and greenhouses. Security cameras will be placed

at all cultivation area access points. The site will operate in full compliance with State Licensing

requirements for track and trace  which will further ensure adherence to security protocols.

Odor Management. The applicant has prepared an Odor Management Plan to address odors associated with
the indoor and outdoor cultivation activities . The Odor Management Plan includes best management
practices and adaptive management strategies to steps to manage potential nuisance odors and address
neighborhood compatibility.

Nuisance odors are primarily generated by flowering cannabis plants and processing. To prevent nuisance
odors from offsite detection, the greenhouses and processing building would be fully enclosed and

equipped with odor management control systems. Outdoor cultivation activities follow all ordinance setback
requirements to ensure dissipation of odor s offsite. All outdoor cultivation would be located a minimum of
300 feet from the siteAs per i meiteeesidence islpcatedtalyout D.6 miless .

northeast of projectAs proposed out do dyrtotheued (SkOaCaliVest .

DRC2019-00050) is under common ownership. SLO Cal East is also pursuing a discretionary permit for
cannabis activities.
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Staff would receive training on the Facility Odor Control Plan and how odor control best management
practices apply to their work tasks. Specific odor control operational controls would be implemented,
including keeping facility doors closed whenever possible, completing activities in designated areas,
acquiring cannabis waste dumpsters, and more. All equip  ment and systems will be properly maintained to
ensure ongoing effectiveness and odor response protocols will be implemented in the case of odor
complaints with corrective actions.

Certain adaptive management strategies will additionally ensure ongoing o dor control management at the
project site. Operators shall install continuous weather monitoring equipment to identify variables and
conditions that could cause increased odor emissions to the area. During the first week of operations, a 7-
day continuous audit will be performed regarding odor control. All odor monitoring data will be kept for a
minimum of 3 years. In the event that odor complaints are identified, the operator shall take corrective

actions, revise its Standard Operating Procedures, or adjus t odor control systems as needed as address the
complaint. Ongoing odor complaints, even after identification of the initial source of the complaint, will need

to be analytically assessed. Additional steps to control cannabis odors  include planting low -odor strains,
fence-mounted odor neutralization, canopy reduction, and implementation of new methods.

Waste Management Outdoor Cannabis cultivation will not produce any wastewater as all water will be reu sed
within the planting environment. Wastewater from nursery and greenhouse cultivation will be conveyed to
two, 5,000 gallon storage tanks and will be recycled to be used for irrigation of on-site plants. All green waste
will be composted on-site within a fenced and defined soil compost area. Any non -comp ostable waste
produced on-site will be placed in the trash bins. Portable restrooms will be provided for staff near the
outdoor cultivation area. An ADA compliant restroom is proposed within the metal building when that phase
is completed. A new septic system and leach field are proposed to service this new restroom

Hazardous Materials Storageand Hazard Response PlanPesticide and fertilizer usage will be conducted in
accordance with the Department of Agriculture standards.  Pesticides, fertilizers , and nutrients will be stored
in three new seatrains. The cultivation greenhouse would include an area for machinery and o ther
supportive uses for the cultivation.

The following pesticide and fertilizer pro ducts will be used on-site: Activia, Regalia, Venerate, Mildew Cure,
neem oil, rosemary oil, Dawn dish soap, Monterey County insect  spray, SM99, Dipel, Green Clean, Nutr ients
Grow/Bloom, guanos, Silica Blast, kelp meal, fish meal, and organic amendments. All staff will be properly
trained on the handling practices of chemicals used for the cultivation and what to do in the event of

unintended exposure.

Water Management Plan. Currently the SLO Cal Eastproject site does not have any water wells. T he SLO Cal

East property receives water from the SLO Cal West site.  The SLO Cal West site has three existing water

wells; two active and one abandoned well. All existing wells are located near Thompson Avenue between

SLOCalWes\Ns i nterior access and Highway 166. The exilysting
provided water for agricultural activities on both the SLO Cal West and SLO Cal East properties. Accordingly,

water lines have been extended throughout both properties. Cannabis as well as typical agricultural

activities on the SLO Cal West and East s ites will be served by existing Well #1. The other operational well ~ on

the SLO Cal West site will continue to provide water for ongoing , typical agricultural operations on the SLO

Cal East and West properties. Four 10,000-gallon water tanks are proposed to store irrigation water and two
5,000-gallon water tank will be used for fire suppression on the SLO Cal East property .
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Total water demand for the proposed cannabis activities  the SLO Cal East ste is estimated to be between
9.2 and 13.69 Acre-Feet per Year (AFY).

Ordinance Modification s

Parking . The project includes a request for a modification from the parking standards set forth in LUO

Section 22.18.050. The type of use that is most similar to the proposed indoor cannabis cultivation and

ancillary nursery i sNurdery Specialte§ wi th a parking requirement of one pal
area. Cannabis processing (drying)is assumedtogenerate a par ki ng demand AgRraogssnga bl e t
which requires one parking space per 1,000 square feet of use area. By applying these standards, the

project requires a total of 123 parking spaces. The applicant is proposing a total of 20 parking spaces

including one ADA accessible space.

300 Foot Setback. The project includes a request for a modification from the setback standards for outdoor
cannabis cultivation set forth in LUO Section 22.40.050 D. 3 . The proposed modification would allow an
approximately 100 foot setback from the west property line where 300 feet is required. The property to the
west, SLO Cal West, is under common ownership and is also proposing cannabis activities.

Baseline Conditions . There is one e xisting structu re on-site, an agricultural barn for hay storage. Access to
the SLO Cal East property is provided by an 18 -foot wide, all-weather surfaced road that extends eastward
from South Thompson Avenue to the western  boundary of the SLO Cal East property. The SLO Cal East site
is currently served with a network of dirt roads. Topography consists of gently rolling hills covered with
native and non -native grasses . The center and southern portions of the site are traversed by an unnamed
drainage and intermittent stream  system that is tributary to the Santa Maria River. Vegetation consists

mainly of grassland. Sporadic trees and shrubs are located in or along the  se drainages. The perimeter of

the project site is fenced with 4-strand barbed wire fenc ing. For the past two decades, the site has been

used for livestock grazing and has been dry farmed for grain crops.  The project site , as well as the adjoining
parcel to the west (SLO Cal Farms West) , are currently under active Williamson Act contract s. Irrigation lines
are located throughout the property.  There are no water wells located on the SLO Cal Eastsite.
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Figure 1: Project Location
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Figure 2: Project Vicinity
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Figure 3 z Existing Conditions
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Figure 4 z Site Plan SLO Cal East (DRC2019-00051) & SLO Cal West (DRC2019-00050)
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Figure 5 z Closeup of SLO Cal East Site Plan
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PLN-2039

DRC2019-00051 SLO CAL Farms Inc. East MUP
04/2019
Initial Study z Environmental Checklist
Figure 6 - Greenhouse Building Elevations
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